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SERVICES OVERVIEW AND SCRUTINY COMMITTEE 
 

 

Report of: Director of Social Services and Housing / Director 

of Resources 

 

Date:   26th January 2021 

 

 
HOUSING REVENUE ACCOUNT (HRA) ESTIMATES 2021-22 

 
RENT AND SERVICE CHARGE POLICY 2021-22 

 
1. Introduction 

 
This report identifies the key financial arrangements which apply to local authority 
housing revenue finance together with their impact on the HRA budget for 2021-22.  
The report seeks to clarify the rent and service charge policy arrangements for 2021-
22. 
 
The Rent rates and potential increases for 2021-22 were debated at the Housing 
Revenue Account Working Group meeting in 19th January 2021, where a number of 
rent change options were discussed.  
 

2. Background and Context 
 
The HRA is the ring fenced account which has to be established by every stock 
retaining Local Housing Authority, to record the financial transactions arising from 
the management of their housing stock. 
 
Following the introduction of the Housing (Wales) Act 2014, the HRA subsidy system 
was abolished and now permits the Welsh Government (WG) to make standards 
about the quality of housing provided by Local Housing Authorities (LHA) as well as 
rent and service charges.  Each LHA is required to comply with the defined rent 
standard and responsibility for ensuring compliance rests with each LHA’s Section 
151 Officer. 
 
The Authority has de-pooled service charges from housing rents in line with Welsh 
Government requirements. 
 

3. HRA Rolling Budget 2020-21 
 
The current projected outturn for 2020-21 is £25.8m (Original £25.8m) which is offset 
by estimated expenditure of £25.8m (Original £25.8m) resulting in the HRA being in 
balance for the year, see financial statement at Appendix A. 
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The format of the HRA continues to reflect the accounting framework for fixed 
assets.  The format includes the notional depreciation charges relating to HRA 
assets which are then “reversed out” of the account to establish “real” external 
financing costs related to actual HRA loan debt and minimum revenue provision of 
2% for the repayment of debt. 
 
The estimated HRA Working Balance at 31 March 2021 is £0.752m.  It is proposed 
that this balance remains unchanged during 2021-22. 
 

4. Rent Policy Background 
 
In 2015 the Policy for Social Housing Rents, required Local Authorities and Social 
Landlords to make sure that rent levels were at or moving towards Welsh 
Government target levels, by either increasing or decreasing the current rent levels 
on an annual basis. The 5 year Policy for Social Housing Rents ended in 2018-19.   
 
In preparation for the end of the Rent Policy, WG commenced the Affordable 
Housing Supply Review, resulting in the Policy for Social Housing Rents for 2019-20 
being considered a transitional year.  During this time Pembrokeshire has retained 
the lowest rent levels in Wales and remains significantly below the target rent bands 
as highlighted in Figure 1 below: 
 
Figure 1  
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Figure 2 below shows the percentage of social rentals in the area that are within LHA 
level, showing that Pembrokeshire has the lowest values across all stock retaining 
LAs although this figure is increasing over time.  
 
Figure 2 

 
 
Due to the level of disparity between Pembrokeshire rents and WG target levels and 
a desire by Members to limit annual transition increases, the policy of moving 
empty/void properties straight to target rent when they are re-let has been 
implemented for the last 4 years. This policy has contributed to some progress being 
made to move towards target rent levels, and increasing the overall income to the 
Housing Revenue Account (HRA) so that this income can be used for continued 
improvements to the existing stock and estates as well as finance the housing 
development programme.   
 
Figure 3  
This graph provides a comparison of rent levels between the social housing 
providers in the county, and indicates the differential in rent levels raised between 
PCC and the local RSLs.  
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5. Rent Policy for 2020-25 and Social Housing Rent and Service Charges 
from 2021-2022 

  
The new WG Social Housing Rent Policy for 2020-25 was confirmed late in 2019 
and includes the ability to increase rents by inflation comprising of CPI+1%. 
Furthermore, for the period 2021-22 a ministerial letter was received at the end of 
November 2020 which confirmed the approach for 2021-22 would remain as 
following: 
 

1. ‘An annual rent uplift of up to CPI+1% using the level of CPI from the previous 
September each year. September 2020, CPI was 0.5%.  

2. CPI+1% will be the maximum increase allowable in any one year but CPI+1% 
must not be regarded as an automatic uplift to be applied by social landlords. 
Landlords decisions on rent should take into account the affordability of rents 
for tenants as set out below.  

3. The level of rents for individual tenants can be reduced, frozen or can rise by 
up to an additional £2 per week over and above CPI+1%, on condition that 
total rental income collected by the social landlord increases by no more than 
CPI+1%. This provision is designed to enable social landlords to restructure 
rents payable where appropriate.  

4. Should CPI fall outside the range of 0% to 3%, the Minister with responsibility 
for housing will determine the appropriate change to rent levels to be applied 
for that year only.  

5. Social landlords should advise the Welsh Government where they have 
concerns about the impact that rent policy has upon their business plan or 
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financial viability, or on their ability to meet their obligations to tenants and 
lenders.  

6. As an intrinsic part of the five year rent policy, social landlords will be 
expected to set a rent and service charge policy which ensures that social 
housing remains affordable for current and future tenants. As part of their 
annual decision on the level of rent uplift/reduction to be applied they should 
make an assessment of cost efficiencies across the operating cost base, 
value for money and affordability for tenants.’ 

  
The Minster goes on to say in her letter on Wider Rental Agreement: 
 

 ‘I am pleased to note that work has been ongoing on a number of the new 
initiatives agreed with the sector last year but there have been inevitable 
delays due to the pandemic. As a result, where dates or approaches to the 
initiatives have changed, they are set out below:  

 Strengthen your approaches designed to ensure you minimise all evictions 
and deliver on a new agreement not to evict into homelessness;  

 Undertake a standardised tenant satisfaction survey and provide the data for 
publication on a central website to assist tenants in scrutinising and 
comparing landlord performance. First survey results to be available for 
publication by April 2021 and surveys to be carried out at least bi-annually 
thereafter. Update- the first publication will still be in April 2021 but will be 
based on satisfaction data we hold already where meaningful comparison can 
be made. Officials will be discussing a revised set of core questions for survey 
results to be published in April 2022 in the coming months. 

 Build on your existing commitment to delivering high quality homes, with an 
aspiration that BHS 2021 space standards will apply across tenure on sites 
which attract Welsh Government funding, on a phased basis from 2021; and  

 Work towards an aspiration that all new build housing, regardless of tenure, 
achieves energy efficiency standards of no less than EPC A on sites which 
attract any Welsh Government funding from April 2021.’ 

 
As indicated in previous reports when applying the revised WG 5 year Rent Policy to 
the Pembrokeshire rent setting, due the traditionally low rent levels in Pembrokeshire 
the WG policy will have a greater impact here than in other areas with historically 
higher rental income. As the CPI for Sept 2020 was 0.5% this therefore means that 
the maximum increase to overall income cannot exceed a 1.5% increase for 2021-22 
plus an additional £2 per week over and above CPI+1%, on condition that total rental 
income collected by the social landlord increases by no more than CPI+1%. 
 
Due to concerns raised related to the implications of the cap on total rental income 
collected in Pembrokeshire, a meeting took place on the 17th December 2020 with 
WG officials to discuss options for potential exemptions from the current overall rent 
income cap. The proposal put forward by Welsh Government is still being worked 
through to ascertain its effect on the current approved HRA Business Plan 2020-50 
and proposed HRA Business Plan 2021-51.  The proposal put forward by WG was 
for PCC, on a trial basis, to move voids to a new affordable rent level if energy 
improvements are undertaken on these properties so that EPC levels are improved 
by at least one rating. In doing such works, any increased revenue from rental 
income could then be discarded from the calculation of the PCC’s overall total rental 
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income cap. In addition to this was the possibility that new and acquired properties 
that are introduced into the HRA asset portfolio for the 2021-22 year would be 
excluded from the overall rental income.  
 

6. Rent Increase History 
 
The table below shows the increases which have been applied over the 5 year 
duration of the previous Rent Policy, the progress to date on moving to target rent 
levels and the number of properties still in transition. 
 
 

Year Inflation

Transition 

increase

No. of 

Properties in 

Transition

No of Properties 

at Target rent

% of Properties 

at Target rent

2016-17 1.4% £1.00 5354 306 5.4%

2017-18 2.5% £1.00 4996 655 11.6%

2018-19 4.5% £0.60 4643 1004 17.8%

2019-20 1.4-2.4% £1.00 - £1.60 4008 1634 29.0%

2020-21 2.70% Up to £0.70 3867 1807 31.8%

 

 
It should be noted that more properties have reached target rent through the Void 
policy than the transitional increases, due to the extent that the average PCC 
property is below target rent. 
 
Currently we have a situation where there is a great deal of inequity within the rents 
that HRA tenants pay for similar types of property. The Highest rent for a 3 bedroom 
property is currently £112.53 compared to the lowest of £69.69 (over a 48 week 
period), with 264 variations in between. The current policy of moving voids up to 
Target Rent has been successful in narrowing the number of properties not at Target 
Rent, but as highlighted in Figure 1 above, PCC is very much an outlier in terms of 
rent level comparison with the rest of Wales. If we were to rely purely on the 
transition arrangement alone it would take 20 years to accomplish. Therefore in 
order to reduce the number and potentially the time to get to an equitable level 
of rent, moving Void properties to at least target rent level must remain as an 
option for all allocations. 
 
What also needs to be decided is whether New Builds/Acquisitions and Voids 
(moving to a higher energy rating) should move to current Target Rents or potentially 
a rate similar to other Social Housing Landlords in the area, who set their rent levels 
based on a recognised model of ‘Living Rent’ levels. The increased rental income 
from these new builds/acquisitions could then be excluded from the overall rental 
income cap and could be used to maintain our targets within the previously 
published HRA Business plan. Currently due to the reduced cap (20/21 2.7%), the 
anticipated income levels will have to be reduced downwards thereby affecting future 
investment in current, housing estate management and new stock, unless additional 
income rental is found. 
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Target Rent Tables 
 
Each year the target rent tables produced by WG are adjusted not only for inflation 
but to take into account other economic factors across Wales such as local 
employment, average rent and earnings along with housing stock energy efficiency. 
For the forthcoming year WG have not set Target Rents. 
 
Therefore, for tenants at target rent, the increase for 2021-22 will be capped at 1.5% 
in accordance with WG policy. This currently affects 1,821 households (as at end of 
December 2020).  The target tables for 2020-21 are shown at Appendix B. 
 

7. What are Living Rent levels? (applicable to general needs housing only) 
Living Rents work on the premise that rents are set on the income levels of lower 
earners. Therefore the Living Rent establishes a link between rents and tenants’ 
ability to pay them. It is aimed at ensuring that rents are genuinely affordable for 
tenants on low incomes. The methodology was published by the Joseph Rowntree 
Foundation and the National Housing Federation in 2015. It was designed on the 
basis that it is unaffordable for tenants to spend more than a third of their net income 
on household costs.  These Living Rents are based on the average income levels of 
lower earners in each area and the different household types that typically live in 
different sized properties.  
 
The Office of National Statistics releases an Annual Survey of Hours and Earnings 
(ASHE) every October. This data contains estimates of income data at county level. 
The methodology uses the estimated lower quartile gross weekly income for 
Pembrokeshire. The net pay figure is calculated using a salary calculator. Based on 
the affordability criteria, 28% of the net pay becomes the standard affordable rent for 
standard single person accommodation. Therefore, this methodology takes the 
25th centile of earnings for Pembrokeshire and uses 28% of that figure to give a 
one bedroom rent. 
 
Using this methodology, rents are adjusted for different property sizes and types by 
considering the smallest families that would be allocated to each sized property. For 
example, most one bedroom properties are allocated to single people, so the Living 
Rent for these properties is based on the income of an individual who is in work. The 
Living Rents for larger homes are higher as it is known that bigger families will tend 
to be living in them and consideration is given to how a family’s income and 
outgoings change as they get bigger. 
 
Therefore, in setting a target rent for each category of general needs property, this 
would entail the following: The rent for a one-bedroom property by taking the 25th 
centile of earnings for Pembrokeshire and using 28% of that figure to give a one 
bedroom rent. A rent for a two-bedroom property is set by multiplying the one 
bedroom rent by 1.3, a rent for three- bedroom property is set by multiplying the one 
bedroom rent by 1.6 and the rent for a property with four or more bedrooms is set by 
multiplying the one bedroom rent by 1.9.  
 
Both ateb and Wales & West Housing Association use this methodology for 
setting rents, and the proposal is that PCC moves towards an aligned rent 
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setting arrangement with our RSL partners for general needs housing that will 
promote more consistency and clarity in how rents are set for new properties 
coming into PCCs portfolio that take into consideration low earnings in the 
area. The proposal is that an annual discussion is had with both RSLs to 
confirm their approach for the following year so that this approach may be 
aligned for all social housing providers in the county. The table below 
indicates the 2020-21 rent levels charged for ateb and W&W comparing with 
PCC rents.  

2020-21 saw the first year that ateb and W&W introduced a Living Rent model, and 
these levels are detailed below (figures are for 2020-21 and therefore do not reflect 
any proposed changes for 2021-22): 
 

 
 
Using the Living Rent methodology, what this has demonstrated is that rent levels of 
1 bed accommodation remains roughly at or slightly below target rent levels, 2 bed 
rent remain roughly the same or with slight increases, whilst the largest increase 
occurs for 3+ bed properties, and all are within Local Housing Allowance rates.  
 

8. Rent Increase Options  
 
It is acknowledged that since March 2020, due to the impact of the Covid-19 
pandemic, that all residents of the county are facing challenging times due to public 
health restrictions as well as the wider economic impact of these restrictions. The 
consideration of rent increases in such a financial climate is a difficult one. 
Nevertheless, the information presented in previous sections of this report highlights 
the situation and comparisons between social rent levels charged within the county 
as well as across Wales. Charging of a fair and affordable rent ensures that the LA 
can continue to maintain and improve its housing stock and estates, as well as 
endeavour to build additional social houses to meet the increasing numbers on our 
social housing register.  
 
Members of the HRA Working Group in their meeting of the 19th January were 
asked to consider a number of Options for rent levels for 2021-22; and choose 
which were appropriate to put forward to Scrutiny, Cabinet and Full Council for 
further consideration and approval. They were also asked to consider whether 
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there is support for the introduction of a Living Rent level for new 
build/acquisitions and retrofitted voids. Following discussion, it was 
considered that only one option be put forward to scrutiny / cabinet for further 
consideration. This being: 
 
Option – To increase rent levels by 1.5% (CPI +1%) and implement a transitional 
uplift at a maximum of £0.50p per week for properties below WG target rent levels. 

 
 
This option is achievable under the overall cap due to the need to decommission 
some properties that are no longer fit for purpose such as the fire damaged flats at 
the Mount Estate and the sheltered housing scheme in Newport, & associated loss 
of rental income from these sites. 
 
This is a similar policy that was agreed upon in setting the rents for 2020/21. This 
would in effect generate more than the 1.5% overall income cap (by approximately 
£9k), however if we were to increase the energy efficiency of at least 20 properties 
throughout the year (which is out of an average of 305 void properties that occur 
every year), because the rental increase would then be excluded from the overall 
cap this would effectively bring total rental income below the ceiling cap. Appendix 2 
shows the number of properties affected by the transition arrangement and the 
average increase encountered. 
 
The impact of this option offers an equitable uplift to tenants and continues to close 
the gap between tenants in similar properties and maximises the income to the HRA 
to the level of the WG overall income ceiling.  
 
This option (and income modelled) also assumes the continuation of moving Void 
properties to at least target rent level. 
 
The remaining options considered by the HRA Working Group Members included 

i. An increase of CPI + 1% = 1.5% to all housing properties, with no Transition for 
those dwellings under the WG Current Target Rent.  This would limit our ability to 

Option 2 for 2020-21 - Maximum Tranistion of £0.50 per Week - plus Inflation of 1.5%

Average rent 

per Type of 

Property

No of 

Properties

No of 

Properties at 

Target Rent 

2020-21 if 

agreed 1.5% 

increase plus a 

maxium of 

£0.50

No of Properties 

below Target 

rent  2021-22

Average Weekly 

Rent 2020-21 (over 

52 weeks) if Agreed

Average Weekly 

increase for 2020-

21 over 52 weeks 

£0.50 transistion is 

agreed

Target rents for 

2021-22 per WG 

guidance per 

property over 52 

weeks

Target 2021-22 

rents per week 

per property as a 

comparison to 

2021-22 average 

rents

Variance (i.e. 

Amount below 

Target Rent for 2020-

21 per property per 

week) if we agree 

1.5% increase

Bedsit 71                   69 2                        69.35 1.03 69.38 100.04% 0.03

1 Bed Flat 492                 346 146                    76.89 1.28 78.04 101.50% 1.15

2 Bed Flat 627                 355 272                    83.95 1.44 86.72 103.30% 2.77

3 Bed Flat 70                   31 39                      90.29 1.57 95.39 105.65% 5.10

1 Bed House or 

Bungalow 397                 126 271                    79.97 1.5 86.26 107.87% 6.29

2 Bed House or 

Bungalow 1,649              487 1,162                  86.55 1.6 95.85 110.74% 9.30

3 Bed House or 

Bungalow 2,238              394 1,844                  91.83 1.74 105.43 114.81% 13.60

4 Bed House 61                   14 47                      98.26 1.44 115.02 117.06% 16.76

5+ Bed House 9                     4 5                        111.24 1.89 124.60 112.01% 13.36

Total of 

Properties 5,614                  1,826                    3,788                       87.59                              95.19 108.67% 7.60                                
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move tenants to equitable rent arrangements in similar properties due to the 
overall cap imposed by WG and would result in a shortfall in the potential 
maximum rental income of £81.6k; ad for this reason this option was discounted.  

ii. All properties would be subject to a 1% inflationary increase, plus for those 
properties below the current 20/21 Target Rent, there would be an additional 
maximum increase of £1.20. This option moved the emphasis to those properties 
below Target Rent and placed more emphasis on closing the inequity that 
currently exists within the rent policy but would mean that PCC falls further 
behind target rent levels. For this latter reason the option was discounted due to 
the large disparity already in existence between PCC rent levels and other areas. 

iii. This option concentrated upon those dwellings below WG Target Rent by 
modelling an increase of up to £2.00 per week (maximum allowable within current 
WG policy) for properties below the current Target Rent. In essence for the 1,792 
dwellings at current 2020/21 Target Rents there would then be no inflationary 
increase. In pursuing this option then the maximum income generated would be 
below the overall ceiling of 1.5% on total rental income generated by 
approximately £82k which would therefore have a detrimental effect upon future 
income generation and thereby future existing property/estate improvements and 
maintenance, house building and retrofit programmes. 

iv. The final option looked at moving the emphasis to those properties below Target 
Rent which are 3 bedroomed or above. All properties would be subject to a 1.1% 
inflationary increase, plus for those properties below the current 20/21 Target 
Rent, there would be an additional maximum increase of £2.00. Although this 
option meant that the overall ceiling of 1.5% on total rental income generated was 
exceeded by approximately £5k, it was considered that an equitable approach 
should be adopted across all property sizes whilst continuing to move towards 
alignment of all properties with target rent. 

 
Additional consideration for new builds/acquisitions and void properties: 
In addition to a Member decision/recommendation on existing rent levels for PCC 
properties, Members are also asked to consider the introduction of the Living Rent 
model for new general needs houses being brought into the HRA asset portfolio as 
well as void properties whose energy efficiency level have been improved to the 
highest rate possibly given the fabric and design of the property (therefore by more 
than the one EPC level suggested by WG). These rent levels would be aligned to 
ateb and Wales and West HA’s Living Rent levels to be reviewed and agreed 
annually dependent on the Annual Survey of Hours and Earnings (ASHE) and 
consideration of overall WG rent setting policy, including target rent levels. The 
Living Rent policy would not apply to sheltered and specialist accommodation. 
 
The introduction of the Living Rent policy was favoured by HRA Working Group 
Members as this is primarily for new properties introduced through the council’s new 
build housing development programme that will see good quality thermally efficient 
properties being made available to social tenants as well as those void properties 
where significant investment in improving EPC levels to the highest possible level 
had been undertaken.  
 

9. Housing Revenue Account Working Group  
As outlined in the options above, Members discussed the new WG Rent Policy, the 
current economic climate in Pembrokeshire and considered options to close the 
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inequity between tenants or to move the overall position for target rents closer to WG 
target rent levels. For this reason, one favoured option was chosen to present to 
Scrutiny and Cabinet for discussion. Of the responses received all were in favour of 
ensuring that we maximise income into the HRA to ensure we continue with our HRA 
business plan in terms of new builds, regeneration and decarbonisation, and that the 
CPI +1% should be implemented whilst work is continued to create an equitable 
position for tenants in similar properties.   
 
There was concern expressed by Members on the pressures being placed on the 
Housing Revenue Account through WG expectations to move forward with both the 
carbon management (retrofit) agenda as well as council housing new developments. 
It was also pointed out how the WG Rent Setting Policy in terms of its overall income 
cap disadvantaged a county like Pembrokeshire where there were historically low 
rents charged, and how this cap prevented the council’s ability to meet the carbon 
management and housing development priorities. A request was made that a future 
report be presented to the HRA Working Group on the implications and options for 
moving forward with a retrofit programme on council housing stock.  
 

10. HRA Garage Rent Policy for 2021-22 
 
The HRA has around 950 garages, generating a rental income of £280k in 2020/21.  
It is proposed that Garage rents are considered in the same way as other HRA 
properties and the rent increased accordingly at 1.5% (CPI +1%) to provide equity 
and consistency across the service. There are no differential rates for garage rents, 
therefore no transitional rate is required in this area. 
 

11. Service Charge Policy 2021-22  
 
The Housing (Wales) Act 2014 permits guidance and standards on setting of service 
charges to be issued by WG but the final guidance has not yet been issued.  The 
setting of service charges is however regulated by the Landlord and Tenant Act 1985 
(as amended) and the Housing Act 1996. 
 
Service charges for 2021-22 have been adjusted to take account of changes to 
projected costs which will occur as a result of changes to the service provided or 
inflation.  These changes are reflected in the Budget for 2021-22 shown at Appendix 
A.  The charges for 2021-22 will be issued to tenants in line with the required 4 week 
notice period. 
 
The Director of Resources has delegated authority for setting individual service 
charges, as approved by Cabinet in February 2016. 
 

12. Estimates 2021-22 
 
Estimated income and expenditure for 2021-22 is £24.8m, £26.2m as outlined in the 
financial statement at Appendix A.  It should be noted that this figure is based on the 
assumption that the Option 2 rent increase will be approved. 
 
The exit from the HRAS system (negative subsidy) and increased rental income from 
progression towards target rents should continue to provide the Council with 
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additional resources to meet WG requirements such as maintaining the Welsh 
Housing Quality Standard, investing in housing service provision, developing new 
housing to tackle housing need in Pembrokeshire and decarbonisation.  The effect of 
the new 5 year Rent Policy and proposal put forward by WG officials for the 
decarbonisation of void properties on the affordability of future plans is still being 
modelled.  Outline financial assumptions for the next 30 years will continue to be 
included in the HRA Business Plan. 
 
In 2019-20, the Limit on Indebtedness “Borrowing Cap” was lifted in Wales, with 
each LHA now being required to set a borrowing cap that is prudent, affordable and 
sustainable. At the present time, the borrowing cap will remain at £103m until the 
HRA Business Plan 2021-51 is compiled. 
 
The estimated income and expenditure for 2021-22 has taken into account WG 
Policy for Social Housing Rents, with stock type, number and rent levels as at 
December 2020.  These estimates assume that the Option 2 rent increase will be 
approved for 2021-22. 
 
The HRA Business Plan 2021-51 must be completed and approved by Cabinet 
during Quarter 4, to ensure it is submitted to WG by the deadline of 31 March 2021, 
in order for the Council to obtain the estimated £3.99m Major Repairs Allowance 
(MRA) grant for 2021-22.  The plan details the extensive capital programme which 
will be operating over the term and the associated capital financing costs.  Prudence, 
affordability and sustainability are considered throughout the 30 year plan with 
extensive sensitivity analysis carried out on multiple scenarios. 
 

13. Collection Period 
 
It should be noted that the rent increase for the next year will be implemented over a 
48 week collection period due to there being 52 rent weeks in 2021-22.  The 
increase will take effect from 6 April 2021. 
   

14. Monitoring of Compliance 
 
Each landlord must complete an annual rent return from WG who monitor each 
landlord’s transition to target rent levels. The results are compared to previous 
returns to ensure that each Local Authority is compliant and is moving closer to 
target rent levels. 

 
Comments by Head of Human Resources  

 
IMPACT ASSESSMENT 
 
The proposals have been considered against the five ways of working with specific 
impacts identified below. It is considered that a properly financed HRA is best able to 
support our current and future tenants.  
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Long Term   
If increases are not applied to rents there will be insufficient funds to maintain 
properties at the required standards for maintenance and decarbonisation, 
regenerate our estates and to afford our forward build programme. PCC rents are 
below WG target rent levels and are lower than registered social landlords within the 
county.  Due to the cap even with the increase we will move further below WG target 
rent bands (as set by WG in 2020-21).    
 
Prevention 
In order to assist the prevention agenda, we need to facilitate the provision of good 
quality affordable housing across the county. Even with the proposed increases to 
rents, our rents will be significantly below the Welsh average. 

 
Equality  

 
Due the historical position PCC has taken in relation to rents there continues to be 
an inequity for tenants in similar properties. A continued transition to the same rents 
for similar properties would provide a more equitable rent model, differentials will 
remain however due to the WG Rent Policy and the imposed cap. Discussion has 
taken place with WG to explore options under the new policy and an option on taking 
improved void properties out of the overall cap has been proposed. 

 
The proposed increases in charges are unlikely to impact on the Council’s 
obligations under the Welsh Language Standard Regulations 2015. 
  
 

1. RECOMMENDATIONS -  
 
Following discussion by HRA Working Group Members, it was recommended 
that the following be considered by Scrutiny: 
 
(a) The HRA estimates for 2021-22 be approved. 

 
(b) Council house rents be increased by 1.5% (CPI 0.5% + 1%) plus increases 

of up to 50p per week (52 weeks) where properties are not at target rent 
levels, to be collected over 48 weeks, with effect from 6 April 2021.  

 

(c) For new build/ acquisitions of general needs houses and void properties 
where significant energy efficiency improvement measures have been 
made, a Living Rent level is charged to align with rent levels in equivalent 
general needs RSL properties in the county. 

 

(d) Garage rents be increased by 1.5% (CPI 0.5% + 1%), to be collected over 
48 weeks, with effect from 6 April 2021. 

 

(e) The Director of Resources, in consultation with the Cabinet Member for 
Housing, is given authority to make amendments to the HRA estimates for 
2021-22, prior to them being considered by Council on 4th March 2021. 
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(f) The report be adopted as the Cabinet’s proposal for the HRA estimates and 
rent increases for 2021-22. 

 

Reason for Recommendations: 
 
To comply with the Council’s Constitution and to agree a Rent Policy and Service 
Charges Policy to comply with the social housing rent policy requirements and the 
Housing (Wales) Act 2014. 

 
Background Documents: 
 
Welsh Government Social Housing Rent Notification 2021-22 
 
2020.11.30 - 5 Year Rent Standard notification letter for 2021-22 - ENGLISH.pdf 

 
 
 

file:///C:/Users/116729/Documents/Rent%20Setting%20and%20Arrears%20info/2020.11.30%20-%205%20Year%20Rent%20Standard%20notification%20letter%20for%202021-22%20-%20ENGLISH.pdf
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Appendix A

2020-2021 

Original 

Budget 

(FS1)

Expenditure Income

Contn to/ 

(from) 

Reserves

Net 

Expenditur

e/ 

(Income)

£0 £0 £0 £0 £0 £'000 £'000

Income

Rents - Dw ellings -23,674 -24,419 -24,419 -24,419 0 -24,785 0 -24,785

Adjusted 

for 

Maximum 

1.5% 

Increase

Rents - Non Dw ellings -355 -374 -374 -360 0 -380 0 -380

Charges for Service & Facilities -1,031 -952 -952 -923 0 -982 0 -982

Other Income -52 -51 -51 -52 -52 -52

Interest Receivable -2 -6 -6 -6 0 -6 0 -6

INCOME -25,114 -25,802 -25,802 -25,760 0 -26,205 0 -26,205

Note 

Budget at 

P6 was 

prepared 

on basis of 

Higher 

Inflation

Expenditure

Management & Routine Repairs & 

Maintenance
13,739 14,435 14,435 12,894 14,644 0 213 14,857

Appropriations to Reserves - 

Capital Improvements
5,963 4,565 4,565 6,064 0 0 4,546 4,546

Rents, Rates, Taxes & Other 20 37 37 37 37 0 0 37

Provision for Bad & Doubtful Debts 514 430 430 430 430 0 0 430

Notional Capital Charges 0 0 0 0 0 0 0 0

TOTAL COST 20,236 19,467 19,467 19,425 15,111 0 4,759 19,870

Capital Financing Adjustment 4,878 6,335 6,335 6,335 6,335 0 0 6,335

TOTAL EXPENDITURE 25,114 25,802 25,802 25,760 21,446 0 4,759 26,205

HOUSING REVENUE ACCOUNT

2019-20 

Final 

Outturn

2020-21 

Rolling 

Budget 

(FS2)

2020-21 

Projected 

Outturn as 

at P6

2021-22 Original Budget at P9
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Appendix B – Rent Policy 2021/22 

 

Table 1 – Option 

To increase rent levels by 1.5% (CPI +1%) and implement a transitional uplift at a 
maximum of £0.50p per week for properties below WG target rent levels. 
 

Number of Properties Where Transitions Policy Would affect - Transition of a Maximum of £0.50 

Average rent 

per Type of 

Property No of Properties 

No of Properties 

Which would see 

an increase of a 

Transition 

Arrangement of a 

Maximum of 

£0.50 per Week 

Average 

Increase Per 

Week 

(Excluding 

Inflation of 

1.5% on total 

Weekly Rent) 

Lowest Increase 

Per Week 

(Excluding 1.5% 

on total Weekly 

Rent) 

Maximum 

Increase Per 

Week 

(Excluding 1.5% 

Increase on 

Total Rent 

            

Bedsit                    71                        2  £0.50 £0.50 £0.50 

1 Bed Flat                  492                    172  £0.50 £0.49 £0.50 

2 Bed Flat                  627                    279  £0.50 £0.50 £0.50 

3 Bed Flat                    70                      39  £0.50 £0.50 £0.50 

1 Bed House 

or Bungalow                  397                    274  £0.50 £0.50 £0.50 

2 Bed House 

or Bungalow               1,649                 1,142  £0.50 £0.50 £0.50 

3 Bed House 

or Bungalow               2,238                 1,865  £0.50 £0.50 £0.50 

4 Bed House                    61                      54  £0.50 £0.50 £0.50 

5+ Bed House                      9                        5  £0.50 £0.50 £0.50 

            

Total of 

Properties                     5,614                       3,832        

 

 

 


